
 

FREDERICK COUNTY PLANNING COMMISSION 

 August 12, 2020 
 

 

   

 
TITLE:  Hyattstown Business Park Expansion  
   
FILE NUMBER: SP257739 (SP88-41), APFO #A258763, 

FRO #F257746  
 

REQUEST:  Site Development Plan Approval 
  The Applicant is requesting Site Plan approval to expand 

the two existing buildings and construct associated 

improvements to the loading and parking areas.  
   

PROJECT INFORMATION: 
ADDRESS/LOCATION:  2190 and 2194 Urbana Pike  
TAX MAP/PARCEL: Tax Map 106, Parcel 14 

COMP. PLAN: Limited Industrial (LI) 
ZONING: Limited Industrial (LI) 

PLANNING REGION: Urbana 
WATER/SEWER:   W-5/S-5 
 
APPLICANT/REPRESENTATIVES: 

     
APPLICANT:  Hyattstown Business Park, LLC 

OWNER: Core Development Group, Inc.  
ENGINEER: Dewberry  

ARCHITECT: N/A 
ATTORNEY: N/A 

 
STAFF: Jerry Muir, Principal Planner I 
 
RECOMMENDATION: 
Approval 

  
ATTACHMENTS: 
Exhibit 1 – Rendered Site Plan  
Exhibit 2 – Parking Modification letter 
Exhibit 3 – Forest Resource Modification letter 
Exhibit 4 - APFO Letter of Understanding 
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STAFF REPORT 
ISSUE 
 
The Applicant is requesting Site Plan approval to expand both buildings of the existing business park and 
construct new parking and loading area expansions to serve the new additions.  2194 Urbana Pike will add 
25,000 SF for a total building area of 52,315 SF and 2190 Urbana Pike will add 11,500 SF for a total of 
42,180 SF.   The proposed use is being reviewed as a limited manufacturing and assembly under §1-19-
5.310 (Use Table) of the Zoning Ordinance, with an accessory office component.  It is a principal permitted 
use in the Limited Industrial (LI) Zoning District subject to site development plan approval.  
 
The Site shows a single commercial entrance onto Urbana Pike as well as three internal entrances off the 
private drive serving the Site.  

 
 

Figure 1: Site Vicinity Map – Aerial Image 
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BACKGROUND 
 
Development History: Lot 1 was recorded in the late 1990’s and the site plans SP 99-41 and 99-41B 
were approved for the two buildings.  A subsequent Type II site plan (AP19981) was approved to bring 
the Site into compliance and address minor additions to the Site. The applicant has historically and 
continues to work with the County and State to preserve the right-of-way for the future MD 75 Relocated 
that would eventually connect with I-270 via a new interchange.  
 
 Existing Site Characteristics: The Site is currently developed with the two buildings on a relatively flat 
space.  There are steep, forested slopes to the west of 2194 Urbana Pike and the land behind the 
buildings generally slopes steeply to the south and is also forested. 

 
Surrounding Land Uses:   The lot adjoins other LI zoned properties to the north, south and east.   

 
ANALYSIS 
 
Summary of Development Standards Findings and Conclusions 
The Site is suited to the proposed use but the steep slopes do present design and access challenges, 
particularly in relation to the Forest Resource Ordinance, to be discussed later in this report. 
 
 
Detailed Analysis of Findings and Conclusions 
Site Development Plan Approval shall be granted based upon the criteria found in §1-19-3.300.4 Site Plan 
Review Approval Criteria of the Frederick County zoning ordinance.   
 
Site Development §1-19-3.300.4 (A): Existing and anticipated surrounding land uses have been 
adequately considered in the design of the development and negative impacts have been minimized 
through such means as building placement or scale, landscaping, or screening, and an evaluation of 
lighting.  Anticipated surrounding uses shall be determined based upon existing zoning and land use 
designations. 
 
Findings/Conclusions 

1. Dimensional Requirements/Bulk Standards §1-19-6.100:  The proposed Site Development Plan 
adheres to the lot dimensions required for limited manufacturing and assembly use in the limited 
industrial zone as established in Section 1-19-6.100. 

 
The proposed setbacks for the facility are the following: 

Required  Proposed 
Minimum Lot Area  20, 000 sf  27.35 ac.   

    Minimum Lot Width  100’   varies, in excess of 100’  
    Front Yard   25’   25’   (270’) 
    Side Yard   equal to Bldg.  
        hgt. 26’                   28’   (E 360’, W 176’)   

Rear Yard   20’   20’   (171’) 
Max Building Height  60’   26-28’ 
 

 
2. Signage §1-19-6.300:  Per the zoning ordinance, the maximum signage allowed for business 

identification in the LI zoning district is calculated based upon the following formula: 
 
10 x the square root of the building frontage equals 262 SF of signage. The maximum height 
allowed is 25 feet with a setback of 12.5’. 
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For this Site Plan proposal, there is no new signage proposed at this time.   
 

3. Landscaping & Screening §1-19-6.400 
 
The proposed on-site landscaping is in conformance with the zoning requirements.  Nine new on-
site trees are provided along with the required numbers of shrubs in the parking islands.  The 
required 20% canopy coverage over the parking areas is exceed, with 29% canopy coverage 
proposed.  The plantings are largely native varieties. 
 
 

4. Lighting §1-19-6.500:  The Applicant proposes the installation of 20’ building mounted lights to 
light the addition area.  The existing 20’ pole lights to the rear in the parking area will be adjusted 
to accommodate the new parking and loading design.  The plan notes all lights will be directed 
downward and shielded to cast no off site glare.  The plan states there will be no encroachment 
beyond .5 foot-candles at the property lines.    

 
Transportation and Parking §1-19-3.300.4 (B):  The transportation system and parking areas are 
adequate to serve the proposed use in addition to existing uses by providing safe and efficient circulation, 
and design consideration that maximizes connections with surrounding land uses and accommodates 
public transit facilities.  Evaluation factors include: on-street parking impacts, off-street parking and loading 
design, access location and design, vehicular, bicycle, and pedestrian circulation and safety, and existing 
or planned transit facilities. 
 
Findings/Conclusions 

1. Access/Circulation & Pedestrian Circulation and Safety §1-19-6.220 (G):  Access to and from 
the Site is adequate, a private drive from a single entrance on Urbana Pike.   There are currently 
two drive entrances off the private drive, one for each building.  The plan proposes a third drive 

for building 2194 (to the west) designed to serve truck traffic to the Site separately from the 
employee vehicular traffic.  The existing drive to 2190 (to the east) will be abandoned and shifted 
further east to allow trucks to enter the rear of the building after the addition.  Pedestrian access 
is not a feature of this industrial area. Sidewalks do not exist anywhere except internally on the 

Site.  
  

2. Connectivity §1-19-6.220 (F):  Site circulation is internally adequate and will be improved with the 
proposed changes to the drive circulation.   
 

3. Public Transit:  This Site is not served by public transit. 
 

4. Vehicle Parking §1-19-6.220:  Parking standards are established for limited manufacturing and 
assembly uses in the Zoning Ordinance as one space for every two employees on the largest shift. 
 
The applicant has submitted a parking modification to be allowed to increase the on-site parking 
as follows:  
 
2190 shows 60 employees and 8 company vehicles = 38 spaces req.  54 provided  +16 spaces 
2194 shows 90 employees and 5 company vehicles = 50 spaces req.  92 provided  + 42 spaces  

  
 The applicant request a modification of an additional 58 spaces on the Site; from 88 required to 

146 provided.   
 
5. Loading §1-19-6.210.B:  Loading is required as follows: a minimum of one space for 5,000 SF and 

one for each additional 10,000 SF.   
For 2190 Urbana Pike, 42,180 SF requires 4 loading spaces and 4 are provided. 
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For 2194 Urbana Pike, 52,315 SF requires 6 loading spaces and 10 are provided.   
 

6. Bicycle Parking §1-19-6.220 (H): In accordance with Z.O. § 1-19-6.220, one bike rack is required 
for each building and one is provided. 

 

 
 

 
Public Utilities §1-19-3.300.4 (C):  Where the proposed development will be served by publicly owned 
community water and sewer, the facilities shall be adequate to serve the proposed development.  Where 
proposed development will be served by facilities other than publicly owned community water and sewer, 
the facilities shall meet the requirements of and receive approval from the Maryland Department of the 
Environment/the Frederick County Health Department. 
 
Findings/Conclusions 

1. Public Water and Sewer:  The Site is classified as W-5 S-5 and is currently served by well and 
septic.  
 

Natural features §1-19-3.300.4 (D):  Natural features of the site have been evaluated and to the greatest 
extent practical maintained in a natural state and incorporated into the design of the 
development.  Evaluation factors include topography, vegetation, sensitive resources, and natural 
hazards. 
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Findings/Conclusions 
 

1. Topography:  The Site is steeply sloped and a great deal of grading to the west side of the Site 
will be required to establish the addition and the new truck entrance.   

2. Vegetation:  The Site is forested to the west and south and will require a Forest Resource 
Modification to accomplish the construction proposed on the site plan. 

3. Sensitive Resources:  No wet or flooding soils or wetlands are present on the Site 
4.  Natural Hazards:  There is an existing FEMA floodplain on the Site.  The plan marks a 50’ 

floodplain buffer but only a 25’ buffer is required.  With the 25’ buffer there is only a small corner of 
the driveway apron within the floodplain.  With the removal of the existing entrance and driveway 
there will be a net reduction of floodplain development. 
 

 
Other Applicable Regulations 
 
Stormwater Management – Chapter 1-15.2: A Concept Stormwater Plan has been submitted and is 
Conditionally Approved for this Application (PW257745). 
 
APFO – Chapter 1-20:  
 
Schools: The Project is non-residential and not subject to schools testing. 
  
Water and Sewer:  This Project is classified as W-5/S-5. Public water and sewer are not available to the 
Site. The property will be served by private well and septic system.  
  
Road Improvements:  The Project will generate up to 23 am and 24 pm new weekday peak hour trips, 
which does not exceed the 50 peak hour trip threshold required for APFO testing. In accordance with 
Section 1-20-12(H) of the APFO, the Developer is required to pay its proportionate contributions toward 
existing road escrow accounts, a total of $23,486, as noted in the attached Letter of Understanding 
(LOU).  
   
Period of Validity:  The APFO approval is valid for three (3) years from the date of Commission approval; 
therefore, the APFO approval will expire on August 12, 2023. 
 

Forest Resource – Chapter 1-21:   

The Applicant has submitted a Combined Preliminary/Final Forest Conservation Plan. The plan set 
outlines the forest conservation mitigation requirements for the Site. The property contains 13.56 acres of 
existing forest. The Applicant proposes to place 5.82 acres of forest into a FRO easement. 
 
The Site contains 15 specimen trees (trees 30” or greater in diameter). The Applicant is proposing to 
remove 9 specimen trees; the remaining 6 specimen trees will be retained and protected.  
 
The Applicant is seeking a modification of the Forest Resource Ordinance (FRO) to permit the removal of 
the following specimen trees under the provisions of §§1-21-21 and 1-21-40:   
 

Tree ID # Size and Species Location Condition 

1 32” Red Oak 
Northwest side of property, north of 
proposed parking expansion 

Fair 

2 35” Tulip Tree 
Northwest side of property, north of 
proposed building expansion, within 
proposed parking lot extension 

Fair 
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3 31” Tulip Tree 
West side of property, within proposed 
building expansion footprint 

Good 

8 33” Red Maple 
Northwest side of property, north of 
proposed building expansion, within 
proposed perimeter truck loop road 

Good 

9A 32” Tulip Tree 
West side of property, west of proposed 
building expansion, within proposed 
perimeter truck loop road 

Good 

11 39” Tulip Tree 
Southwest side of property, southwest of 
proposed building expansion, within 
proposed perimeter truck loop road 

Fair 

12 37” White Oak 
West side of property, west of proposed 
building expansion, within grading area 
between parking lot and truck loop road 

Good 

13 33” White Oak 
West side of property, west of proposed 
building expansion, within proposed 
perimeter truck loop road 

Good 

14 33” Tulip Tree 
Southwest side of property, southwest of 
proposed building expansion, within 
grading area  

Good 

 
The Applicant’s FRO Modification Request (Exhibit 3) discusses each tree, its condition, and why its 
removal is proposed: 
 
Per §1-21-40 of the FRO, nonhazardous specimen trees must be retained unless reasonable efforts 
have been made to protect them, the plan cannot reasonably be altered, and the FCPC finds that that 
the requirements for granting a modification have been met.  

 

§ 1-21-21. MODIFICATIONS. 
 
(A) Modification requests. A person may submit a request to the Frederick County Planning Commission 
(FCPC) for a modification from this chapter or the requirements of Md. Code Ann., Natural Resources 
Article, §§ 5-1601 through 5-1612, if the person demonstrates that enforcement would result in 
unwarranted hardship to the person. 
 
(B) Required information. An applicant for a modification shall: 
(1) Describe the special conditions peculiar to the property that would cause the unwarranted hardship; 
(2) Describe how enforcement of these rules will deprive the landowner of rights commonly enjoyed by 
others in similar areas; 
(3) Verify that the granting of the modification will not confer on the landowner a special privilege that 
would be denied to other applicants; 
(4) Verify that the modification request is not based on conditions or circumstances that are the result of 
actions by the applicant; 
(5) Verify that the request does not arise from a condition relating to land or building use, either permitted 
or nonconforming, on a neighboring property; and 
(6) Verify that the granting of a modification will not adversely affect water quality. 
 
(C) Modification approval. The FCPC must make a finding that the applicant has met the requirements in 
subsection (B) of this section and that enforcement would cause the applicant unwarranted hardship 
before the FCPC may approve any modification. [Emphasis added.] 
 
In order for the FCPC to grant a modification to allow the removal of specimen trees, the FCPC must 
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find: 

 that reasonable efforts have been made to protect the specimen trees and that the plan cannot 
reasonably be altered (in accordance with § 1-21-40 (B)(1), and; 

 that the Applicant meets the six criteria outlined under §1-21-21 (B) (a detailed discussion of the 
six criteria is provided in the Applicant’s modification request) 

 
Conditions of Approval 
The Preliminary/Final FRO plan must be approved prior to Site Plan approval. FRO mitigation must be 
provided prior to applying for grading permits or building permits, whichever is applied for first. 

 

 
Summary of Agency Comments 

Other Agency or Ordinance 
Requirements 

Comment 

 Public Works Development 
Review (PWDR): 

Approval 

Development Review 
Planning: 

Approval 

DUSWM: Approval 

Street Name Review Approval 

Health Dept. Approval 

Office of Life Safety Approval 

Traffic Engineering Approval 

APFO Approval 

FRO Approval 

SHA Approval 

 
RECOMMENDATION 
Staff has no objection to conditional approval of this Site Development Plan.   If the Planning Commission 
conditionally approves the Site Development Plan, the plan is valid for a period of three (3) years from the 
date of Planning Commission approval (valid through August 12, 2023).   
 
Based upon the findings, conclusions, and modifications as presented in the staff report, Staff finds that  
the application meets or will meet all applicable Zoning, APFO, and FRO requirements once the following 
modifications are granted and conditions met: 
 
Planning Commission approval of the following modification requests from the Applicant: 
 

1. Modification of parking requirements to allow 146 spaces rather than the 88 required.  A 
modification of 58 additional parking spaces. 

2. Modification of the Forest Resource Ordinance to remove 9 specimen trees.  
 
Staff-proposed conditions of approval: 
 

1. Address all agency comments as the plan proceeds through to completion. 
2. The proposed addition plat must be approved and recorded prior to site plan approval.  
3.        The Preliminary/Final FRO plan must be approved prior to Site Plan approval. FRO               

mitigation must be provided prior to applying for grading permits or building permits, whichever is applied 
for first. 
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PLANNING COMMISSION ACTION 
 

MOTION TO APPROVE 
 
I move that the Planning Commission APPROVE SP257739, APFO A258763, FRO F257746, including 
APFO and FRO approval, with the modifications and conditions as listed in the staff report for the proposed 
Hyattstown Business Park expansion, based on the findings and conclusions of the staff report and the 
testimony, exhibits, and documentary evidence produced at the public meeting. 
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Exhibit 1: Rendered Site Plan 
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Exhibit 2: Parking Modification Request 
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Exhibit 3 Forest Modification 
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Letter of Understanding 
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